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SECTION 1:  

Executive Summary 

Description of District 
 

Type of District, Size and Location   
Tax Incremental District (ñTIDò) No. 9 (the ñTIDò or ñDistrictò) is an industrial district, which was 

created by a resolution of the City of Fitchburg (ñCityò) Common Council  adopted on June 9, 2015 (the 

ñCreation Resolutionò).   

 

Amendments    
The District was previously amended on September 13, 2016, whereby a resolution was adopted to add 

additional territory to the District, and to amend the list of projects to be undertaken.  This amendment 

was the first of four territory amendments permitted for this District. 

 

Purposes of this Amendment   
 

The purposes of this amendment are as follows: 

 

1. To further facilitate development within areas adjacent to the District, the City desires to amend 

its boundaries to add territory.  A map, located in Section 3 of this plan, identifies the Territory to 

be added and its geographic relationship to the existing Districtôs boundaries.  The City is 

required to maintain whole parcels within the boundaries of a tax increment district.  The 

proposed boundary amendment will ensure the City complies with this requirement and allows 

the City to implement the development envisioned in the original project plan. 

 

2. This amendment will modify the categories, locations or costs of the projects to be undertaken, 

providing incentive and opportunities for additional private development.  A summary of these 

costs and projects is located in Section 9. 
 

3. This amendment will allow for the District to incur additional project costs outside of, but within 

½ mile of, the boundaries of the District as permitted under Wisconsin Statutes Section 

66.1105(2)(f)1.n. A list of these projects is included in Section 9. 

 

Estimated Total Project Expenditures   
The City has identified project expenditures of approximately $29,025,000 to undertake projects in the 

amendment areas as listed in this Project Plan.  The City also retains the ability to make project 

expenditures of approximately $5,497,000 within the original District area and the territory added in 

2016.  Project expenditures from the original Project Plan, Amendment #1, and this proposed Amendment 

#2 total $34,522,000.  The cash flow projection, based on conservative development assumptions, is not 

expected to support all of these project costs, but if increment projections are exceeded the plan identifies 

the total amount of project costs that are TID eligible.   It is anticipated that the additional projects will be 

completed over several years.  The Expenditure Period of this District terminates on June 9, 2030.  The 

remaining and additional projects to be undertaken pursuant to this Project Plan are expected to be 

financed with a combination of developer financing and City General Obligation debt, however, the City 

may use other alternative financing methods which may provide overall lower costs of financing, preserve 

debt capacity, mitigate risk to the City, or provide other advantages as determined by the Common 

Council.  A discussion and listing of other possible financing mechanisms, as well as a summary of 

project financing by phase is located in Section 10 of this plan.   
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Economic Development   
The City projects that additional land and improvements value of approximately $92.4 million will be 

created as a result of new development within the entire District, including the proposed amended 

territory.  A table detailing assumptions as to the timing of new development and associated values is 

located in Section 10 of this plan.   

 

Two projects are projected to be developed within the territory added through this proposed Amendment 

#2: 

 

¶ A 350,000 square foot office, research and development, testing, and manufacturing facility for 

Sub Zero.  The facility has an estimated increment value of approximately $27.5 million.  

According to Sub Zero officials, this facility is anticipated to create 100 additional jobs. (Source: 

Sub Zero). 

 

¶ A 145,000 square foot manufacturing facility for Promega to support increasing demand for its 

products.  Promega products are being used in more applications from research, to food safety, to 

drug development, to clinical diagnosis.  The proposed facility would provide components that 

are being used in current and future Promega products, allowing the growth of the company to 

continue.  Initially 25 jobs would be created, and the project is expected to expand to 45 

employees over the next 5 years.  (Source: Promega). 

 

Expected Termination of District   
TID No. 9 has a maximum statutory life of 20 years, and must close not later than June 9, 2035, resulting 

in a final collection of increment in budget year 2036.  Pre-amendment cash flow projections indicate that 

the entire available life of the District will be required to retire current and projected District liabilities.  

Based on the Economic Feasibility Study located in Section 10 of this Plan, amendment of the District 

would not result in a shift in the projected District closure year of 2036. 
 

Summary of Findings 
 

As required by Wisconsin Statutes Section 66.1105, and as documented in this Project Plan Amendment 

and the exhibits contained and referenced herein, the following findings are made:    

 

1. That ñbut forò amendment of this District, the additional development projected to occur 

within the amendment areas as detailed in this Project Plan:  1) would not occur; or 2) would 

not occur in the manner at the values, or within the timeframe desired by the City .   In making 

this determination, the City has considered the following information: 

 

¶ The City has conducted an independent review of Sub Zeroôs sources and uses proforma for the 

initial proposed development project.  This review has concluded that a development incentive of 

approximately $5.5 million is required to enable the development to occur in the manner desired 

by the City.  This incentive takes into account the assistance compared to the total project 

investment, and is comparable with assistance provided to other projects in the market. 

 

¶ The City has conducted an independent review of Promegaôs sources and uses proforma for the 

initial proposed development project.  The developer has requested a development incentive of 

approximately $13.3 million to enable the development to occur in the manner desired by the 

City, while providing the developer reimbursement for a portion of the costs incurred.  This 

includes improvements to utilities servicing the overall region, and certain road improvements in 

the immediate area.  However, the estimated increment generated by the project will not support 
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an incentive of that amount considering the City would retain some of the increment generated by 

the project to support the overall District goals and objectives.  The cash flow for this project 

supports an estimated incentive of $8,275,000. 

 

¶ The development incentives will be provided in the form of a Municipal Revenue Obligation 

(ñMROò).  The MRO is not a debt of the City, nor is it an absolute obligation; if the developer 

does not produce sufficient incremental value to support the intended cash flows, the payments 

under the MRO reduce accordingly. This PAYGO structure minimizes the risk to the City.  The 

net present value (ñNPVò) of the future cash flow/increment generated by a project approximates 

the amount a developer might be able to borrow against the MRO, or ñmonetizeò in order to 

secure funding at the front end of a project.  It is expected the City will enter into a development 

agreement specifying the terms and amount of the MRO.  

 

¶ In order to make the amendment areas suitable for development, the City and developers will 

need to make a substantial investment to pay for the costs of: right-of-way and easement 

acquisition; site preparation; installation of utilities; installation of streets and related streetscape 

items; and other associated costs.  Due to the extensive initial investment in public infrastructure 

that is required in order to allow development to occur, the City  has determined that development 

of the amendment area will not occur solely as a result of private investment.  Accordingly, the 

City finds that absent the use of TIF, development and/or redevelopment of the amendment area 

is unlikely to occur. 

 

2. The economic benefits of amending the Tax Incremental District, as measured by increased 

employment, business and personal income, and property value, are sufficient to compensate 

for the cost of the improvements.  In making this determination, the City has considered the 

following information: 

 

¶ As demonstrated in the Economic Feasibility Section of this Project Plan, the total tax increments 

projected to be collected are sufficient to pay for the project costs incurred to date, the proposed 

infrastructure costs financed by the City within the original District and the amended areas, and a 

portion of the proposed development incentives within the amended area.   

 

¶ The additional development expected to occur in the amendment area is likely to generate 

approximately 145 jobs over the life of the District (Source: Sub Zero and Promega). 

 

3. The benefits of the proposal outweigh the anticipated tax increments to be paid by the owners 

of property in the overlying taxing jurisdictions.   

 

¶ If approved, the boundary amendment would become effective for valuation purposes as of 

January 1, 2019.  As of this date, the values of all existing development would be frozen and the 

property taxes collected on this base value would continue to be distributed amongst the various 

taxing entities as they currently are now.  Taxes levied on any additional value established within 

the amendment area due to new construction, renovation or appreciation of property values 

occurring after January 1, 2019 would be collected by the TID and used to repay the costs of TIF-

eligible projects undertaken within the District. 

 

¶ Given that additional development is not likely to occur or in the same manner without the use of 

tax incremental financing (see finding # 1), and since the District will generate additional 

economic benefits that are more than sufficient to compensate for the additional cost of the 

improvements (see Finding #2), the City reasonably concludes that the overall additional benefits 

of the District outweigh the anticipated tax increments to be paid by the owners of property in the 

overlying taxing jurisdictions.  It is further concluded that since the ñbut forò test is satisfied, 

there would, in fact, be no foregone tax increments to be paid in the event the District is not 



 

____________________________________________________________________________________________ 
Project Plan TID No. 9 Territory & Project Plan Amendment                                   City of Fitchburg   
Submitted by Ehlers    Page 7  January 9, 2019 

amended.  As required by Section 66.1105(4)(i)4., a calculation of the share of projected tax 

increments estimated to be paid by the owners of property in the overlying taxing jurisdictions 

has been made and can be found in Appendix A of the Project Plan.    

 

4. Not less than 50% by area of the real property within the District, as amended, is suitable for 

industrial sites within the meaning of Wisconsin Statutes Section 66.1101 and has been zoned for 

industrial use.  Any real property within the District that was found suitable for industrial sites and 

was zoned for industrial use at the time of the creation of the District will remain zoned for industrial 

use for the life of the District. 

 

5. Based upon the findings, as stated above, and the original findings as stated in the Creation 

Resolution, the District remains declared an industrial District based on the identification and 

classification of the property included within the District.  

 

6. The Project Costs of the District relate directly to promoting industrial development in the District 

consistent with the purpose for which the District was created.   

 

7. The improvements to be made within the territory incorporated by this Amendment are likely to 

enhance significantly the value of substantially all of the other real property in the District.  

 

8. The equalized value of the taxable property within the territory to be added to the District by this 

amendment, plus the value increment of all other existing tax incremental districts within the City, 

does not exceed 12% of the total equalized value of taxable property within the City.      

 

9. The City estimates that none of the territory within the District, as amended, will be devoted to retail 

business at the end of the Districtôs maximum expenditure period, pursuant to Wisconsin Statutes 

Sections 66.1105(5)(b) and 66.1105(6)(am)1. 

   

10. The Project Plan for the District, as amended, is feasible, and is in conformity with the Master Plan of 

the City. 

 

 
 
SECTION 2:  

Type and General Description of District 

 
The District was created under the authority provided by Wisconsin Statutes Section 66.1105 on June 9, 

2015 by resolution of the Common Council.  The Districtôs valuation date, for purposes of establishing 

base value, was January 1, 2015.   

 

The existing District is an ñIndustrial District,ò created on a finding that at least 50%, by area, of the real 

property within the District was zoned and suitable for industrial sites within the meaning of Wisconsin 

Statutes Section 66.1101.  The District will remain in compliance with this finding after the addition of 

the Territory identified in this Amendment.  The Preliminary Parcel list found in Section 5 of this plan 

provides a calculation demonstrating continued compliance with the 50% test. 

 

Wisconsin Statutes Section 66.1105(4)(h)2. provides authority for a City to amend the boundaries of an 

existing Tax Increment District for purposes of adding and/or subtracting territory up to a total of four 

times during the life of the District.  The boundaries of the District have been amended once prior to this 

Amendment.  
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This Project Plan Amendment supplements and does not supersede or replace any component of the 

original Project Plan, or any component of previously adopted Project Plan Amendments, unless 

specifically stated.  All components of the original Project Plan, and its previously adopted Project Plan 

Amendments, remain in effect. 

 

The purpose of the Amendment is to facilitate development within areas adjacent to the existing District.  

The amendment to the District boundaries and the Project Plan will enable the City to install additional 

public improvements, and to make additional necessary related expenditures that will create development 

opportunities consistent with the original purposes for which the District was created. 

The amendment is also to provide for the undertaking of additional expenditures. 

 

A map depicting the boundaries of the District is found in Section 3 of this Plan.  Based upon the findings 

as stated above, and the original findings as stated in the Creation Resolution, the District remains an 

industrial District based on the identification and classification of the property included within the 

District.    
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SECTION 3:  

Preliminary Map of Original District Boundary and Territory 
Amendment Area Identified 
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SECTION 4:  

Maps Showing Existing Uses and Conditions Within The 
Territory To Be Added  
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SECTION 5:  

Preliminary Parcel List and Analysis Within The Territory To Be Added  
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SECTION 6:  

Equalized Value Test 

 
The following calculations demonstrate that the City is in compliance with Wisconsin Statutes Section 

66.1105(4)(gm)4.c., which requires that the equalized value of the Territory to be added to the District, 

plus the value increment of the District being amended, plus the value increment of all other existing tax 

incremental districts, does not exceed 12% of the total equalized value of taxable property within the City. 

 

The equalized value of the Territory to be incorporated by this Amendment, plus the increment value of 

TID No. 9, plus the value increment of all other existing tax incremental districts within the City, totals 

$305,638,088.  This value is less than the maximum of $373,832,664 in equalized value that is permitted 

for the City of Fitchburg.  The City is therefore in compliance with the statutory equalized valuation test 

and may proceed with amendment of this District. 
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SECTION 7:  

Statement of Kind, Number and Location of Proposed 
Public Works and Other Projects 

 

 

The following is a list of public works and other TIF-eligible projects that the City has implemented, or 

expects to implement, within the original District or within the Territory to be incorporated by this 

Amendment.  Any costs directly or indirectly related to the public works and other projects are considered 

"Project Costs" and eligible to be paid with tax increment revenues of the District. 

 

Property, Right-of-Way and Easement Acquisition 
 

Property Acquisition for Development  
In order to promote and facilitate development and/or redevelopment the City may acquire property 

within the District.  The cost of property acquired, and any costs associated with the transaction, are 

eligible Project Costs.  Following acquisition, other Project Costs within the categories detailed in this 

Section may be incurred in order to make the property suitable for development and/or redevelopment.  

Any revenue received by the City from the sale of property acquired pursuant to the execution of this Plan 

will be used to reduce the total project costs of the District.  If total Project Costs incurred by the City to 

acquire property and make it suitable for development and/or redevelopment exceed the revenues or other 

consideration received from the sale or lease of that property, the net amount shall be considered ñreal 

property assembly costsò as defined in Wisconsin Statutes Section 66.1105(2)(f)1.c., and subject to 

recovery as an eligible Project Cost. 

 

Acquisition of Rights-of-Way 
The City may need to acquire property to allow for installation of streets, driveways, sidewalks, utilities, 

stormwater management practices and other public infrastructure.  Costs incurred by the City to identify, 

negotiate and acquire rights-of-way are eligible Project Costs. 

 

Acquisition of Easements 
The City may need to acquire temporary or permanent easements to allow for installation and 

maintenance of streets, driveways, sidewalks, utilities, stormwater management practices and other public 

infrastructure.  Costs incurred by the City to identify, negotiate and acquire easement rights are eligible 

Project Costs. 

 

Relocation Costs 
If relocation expenses are incurred in conjunction with the acquisition of property, those expenses are 

eligible Project Costs.  These costs may include, but are not limited to:  preparation of a relocation plan; 

allocations of staff time; legal fees; publication of notices; obtaining appraisals; and payment of relocation 

benefits as required by Wisconsin Statutes Sections 32.19 and 32.195. 

 

Site Preparation Activities 
 

Environmental Audits and Remediation 
There have been no known environmental studies performed within the proposed District.  If, however, it 

becomes necessary to evaluate any land or improvement within the District, any cost incurred by the City 

related to environmental audits, testing, and remediations are eligible Project Costs. 
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Demolition 
In order to make sites suitable for development the City may incur costs related to demolition and 

removal of structures or other land improvements, to include abandonment of wells or other existing 

utility services. 

 

Site Grading 
Land within the District may require grading to make it suitable for development and/or redevelopment, 

to provide access, and to control stormwater runoff.  The City may need to remove and dispose of excess 

material, or bring in fill material to provide for proper site elevations.  Expenses incurred by the City for 

site grading are eligible Project Costs. 

 

Utilities 
 

Sanitary Sewer System Improvements 
There are inadequate sanitary sewer facilities serving areas of the District.  To allow development to 

occur, the City may construct, alter, rebuild or expand sanitary sewer infrastructure within the District.  

Eligible Project Costs include, but are not limited to, construction, alteration, rebuilding or expansion of: 

collection mains; manholes and cleanouts; service laterals; force mains; interceptor sewers;; and all 

related appurtenances. To the extent sanitary sewer projects undertaken within the District provide direct 

benefit to land outside of the District, the City will make an allocation of costs based on such benefit.  

Those costs corresponding to the benefit allocated to land within the District, and necessitated by the 

implementation of the Project Plan, are eligible Project Costs.  Implementation of the Project Plan may 

also require that the City construct, alter, rebuild or expand sanitary sewer infrastructure located outside 

of the District.  That portion of the costs of sanitary sewer system projects undertaken outside the District 

which are necessitated by the implementation of the Project Plan are eligible Project Costs.  The 

improvements to the wastewater treatment facilities, although not within the ½ mile radius, are an eligible 

project cost under Section 66.1105(2)(f)1 k. 

 

Water System Improvements 
There are inadequate water distribution facilities serving areas of the District.  To allow development to 

occur, the City may construct, alter, rebuild or expand water system infrastructure within the District.  

Eligible Project Costs include, but are not limited to, construction, alteration, rebuilding or expansion of: 

distribution mains; manholes and valves; hydrants; service laterals; and all related appurtenances.   To the 

extent water system projects undertaken within the District provide direct benefit to land outside of the 

District, the City  will make an allocation of costs based on such benefit.  Those costs corresponding to 

the benefit allocated to land within the District, and necessitated by the implementation of the Project 

Plan, are eligible Project Costs.  Implementation of the Project Plan may also require that the City 

construct, alter, rebuild or expand water system infrastructure located outside of the District.  That portion 

of the costs of water system projects undertaken outside the District which are necessitated by the 

implementation of the Project Plan are eligible Project Costs. 

 

Stormwater Management System Improvements 
Development within the District will cause stormwater runoff and pollution.  To manage this stormwater 

runoff, the City may construct, alter, rebuild or expand stormwater management infrastructure within the 

District.  Eligible Project Costs include, but are not limited to, construction, alteration, rebuilding or 

expansion of: stormwater collection mains; inlets, manholes and valves; service laterals; ditches; and 

infiltration, filtration and detention Best Management Practices (BMPôs).  To the extent stormwater 

management system projects undertaken within the District provide direct benefit to land outside of the 

District, the City will make an allocation of costs based on such benefit.  Those costs corresponding to the 

benefit allocated to land within the District, and necessitated by the implementation of the Project Plan, 

are eligible Project Costs.  Implementation of the Project Plan may also require that the City construct, 

alter, rebuild or expand stormwater management infrastructure located outside of the District.  That 
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portion of the costs of stormwater management system projects undertaken outside the District which are 

necessitated by the implementation of the Project Plan are eligible Project Costs. 

 

Streets and Streetscape 
 

Street Improvements 
There are inadequate street improvements serving areas of the District.  To allow development to occur, 

the City may need to construct and/or reconstruct streets, highways, alleys, access drives and parking 

areas.  Eligible Project Costs include, but are not limited to: excavation; removal or placement of fill;  

construction of road base; asphalt or concrete paving or repaving;  installation of curb and gutter; 

installation of sidewalks and bicycle lanes; installation of culverts, box culverts and bridges; rail crossings 

and signals; utility relocation, street lighting; installation of traffic control signage and traffic signals; 

pavement marking; right-of-way restoration; installation of retaining walls; and installation of fences, 

berms, and landscaping.  

 

Streetscaping and Landscaping 
In order to attract development consistent with the objectives of this Plan, the City may install amenities 

to enhance development sites, rights-of-way and other public spaces.  These amenities include, but are not 

limited to: landscaping; lighting of streets, sidewalks, parking areas and public areas; installation of 

planters, benches, clocks, tree rings, trash receptacles and similar items; and installation of brick or other 

decorative walks, terraces and street crossings.  These and any other similar amenities installed by the 

City are eligible Project Costs. 

 

CDA Type Activities 
 

Contribution to Community Development  
As provided for in Wisconsin Statues Sections 66.1105(2)(f)1.h and 66.1333(13), the City may provide 

funds to its CDA to be used for administration, planning operations, and capital costs, including but not 

limited to real property acquisition, related to the purposes for which it was established in furtherance of 

any redevelopment or urban renewal project.  Funds provided to the CDA for this purpose are eligible 

Project Costs. 

 

Miscellaneous 
 

Cash Grants (Development Incentives)  
The City may enter into agreements with property owners, lessees, or developers of land located within 

the District for the purpose of sharing costs to encourage the desired kind of improvements and assure tax 

base is generated sufficient to recover Project Costs.  No cash grants will be provided until the City 

executes a developer agreement with the recipient of the cash grant.  Any payments of cash grants made 

by the City are eligible Project Costs.    

 

 

Projects Outside the Tax Increment District 
Pursuant to Wisconsin Statutes Section 66.1105(2)(f)1.n, the City may undertake projects within territory 

located within one-half mile of the boundary of the District provided that: 1) the project area is located 

within the Cityôs corporate boundaries and 2) the projects are approved by the Joint Review Board.  The 

cost of projects completed outside the District pursuant to this section are eligible project costs, and may 

include any project cost that would otherwise be eligible if undertaken within the District.  The City 

intends to make the following project cost expenditures outside the District:     

 

¶ Lacy Rd - West of Seminole within 1/2 mile ($658,000) 

¶ Lacy Rd - East of Seminole within 1/2 mile ($928,000) 
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¶ Seminole Hwy - North of Lacy within 1/2 mile ($250,000) 

¶ Seminole Hwy- South of Lacy within 1/2 mile ($405,000) 

 

Professional Service and Organizational Costs 

The costs of professional services rendered, and other costs incurred, in relation to the creation, 

administration and termination of the District, and the undertaking of the projects contained within this 

Plan, are eligible Project Costs.  Professional services include, but are not limited to:  architectural; 

environmental; planning; engineering; legal, audit; financial; and the costs of informing the public with 

respect to the creation of the District and the implementation of the Plan. 

 

Administrative Costs 
The City may charge to the District as eligible Project Costs reasonable allocations of administrative 

costs, including, but not limited to, employee salaries.  Costs allocated will bear a direct connection to the 

time spent by City employees in connection with the implementation of the Plan. 

 

Financing Costs 
Interest expense, debt issuance expenses, redemption premiums, and any other fees and costs incurred in 

conjunction with obtaining financing for projects undertaken under this Plan are eligible Project Costs. 

 

With all projects the costs of engineering, design, survey, inspection, materials, construction, restoring 

property to its original condition, site preparation, legal and other consultant fees, testing, environmental 

studies, permits, updating  City ordinances and plans, judgments or claims for damages, and other 

expenses are included as Project Costs. 

 

In the event any of the public works project expenditures are not reimbursable out of the special tax 

increment finance fund under Wisconsin Statutes Section 66.1105, in the written opinion of counsel 

retained by the City for such purpose or a court of record so rules in a final order, then such project or 

projects shall be deleted herefrom and the remainder of the projects hereunder shall be deemed the 

entirety of the projects for purposes of this Project Plan Amendment. 

 

The City  reserves the right to implement only those projects that remain viable as the Plan period 

proceeds. 

 

Project Costs are any expenditure made, estimated to be made, or monetary obligations incurred or 

estimated to be incurred, by the City and as outlined in this Plan or the original Project Plan.  To the 

extent the costs benefit the City outside the District, a proportionate share of the cost is not a Project Cost.  

Costs identified in this Plan are preliminary estimates made prior to design considerations and are subject 

to change after planning is completed.  Prorations of costs in the Plan are also estimates and subject to 

change based upon implementation, future assessment policies and user fee adjustments.  Project Costs 

will be diminished by any income, special assessments or other revenues, including user fees or charges, 

other than tax increments, received or reasonably expected to be received by the City in connection with 

the implementation of this Plan. 
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SECTION 8:  

Maps Showing Proposed Improvements and Uses Within 
The Territory To Be Added  

 

 






























